FEBRUARY 27™, 2020 — PLANNING BOARD HOTEL
APPLICATION CONTINUED






Public Meeting
Town of Rockport, Maine
Planning Board Agenda
Thursday, February 27, 2020
5:30 p.m. @ Rockport Opera House
6 Central Street, Rockport Maine

Agenda:
[tem # 1 Consideration of a subdivision Amendment submitted by Rockport Property Holdings LLC
located at the Spring Mountain Highlands Subdivision .The subdivision amendment is to combine lots 55-

5 and 55-6 and to alter the property line between lot 55-4 and the lot shown as Tax Map 34 Lot 43.

Ttem # 2 Consideration of a subdivision submitted by Tom Fowles representing Goose River Holdings
LLC located at 50 Park Street Map 35 Lot 69 (908 district) to create a 3-lot subdivision.

Item#3 Continuation of an application review submitted by Gartley & Dorsky for the property owned by

20 Central Street LLC located at 20 Central Street, Map 029 Lot 293 (913 district) to construct a new
hotel. (Application revised to consist of 26 rooms}

Item #4 : Other Business

Item # 5 Adjournment






(artley Ny Dorsky

ENGINEERING SURVEYING

20 Central Street, Rockport, Maine
Site Plan Review
Revised Documents

Project No. 2018-1'8
SUBMISSSION LIST
REVISED: February 14, 2020

Description of Document Document Date

1. Site Plan Review Application February 14, 2020
2. Cover Letter February 14, 2020
3. Written Statement February 14, 2020
4, Performance Standards February 14, 2020
5. Building Elevations by Bayview Management LLC February 13, 2020

a. Central Street Elevation
b. Parking Area Elevation

c. Front Exterior Lighting Plan

&

Back Exterior Lighting Plan
e. North Elevation
f.  West Elevation
g. South Elevation

h. East Elevation

59 Union Street Unit1 PO Box 1031 Camden, ME 04843 Ph (207) 236-4365 www.gartlevdorskv.cor



APPLICATION - SITE PLAN REVIEW

OWNER & APPLICANT INFORMATION (please print)
Property Owner(s): 20 Central Street, LLC

Owner(s) Mailing Address: P.O. Box 812, Camden, ME 04843
Owner(s) Tel. # (207) 230-9206 Fax Email tyler@bayviewmanagement.net

Applicant/Agent Gartley & Dorsky Engineering & Surveying
Agent's Mailing Address P.O. Box 1031, Camden, ME 04343
Agent’s Tel. # _(207) 236-4365 Fax (207) 236-3055 E-mail apulver@gartleydorsky.com

PROJECT INFORMATION

Name of Project Rockport Harbor Hotel

Map: 029  Lot: 293 Lot Area:0.07 AcresProject Footprint: +/- 5,674 SF
911E Street Address 20 Central Street, Rockport, ME 04856

Site Plan Applicability:

(x)  New non-residential or multi-family building

() Enlargement of non-residential or multi-family building
Paving, filling or grading more than 5,000 square feet
New use or change of use
Pier, dock or bulkhead
Other

e W e o am S

Please provide a brief written description of proposed project (use a word processor if easier)

20 Central Street, LL.C proposes to revise their original Site Plan Review Application to indicate

26 new hotel rooms, rather than 35 rooms. See Cover Letter for additional information.

To the best of my knowledge, all information submitted with this application is true and correct.

Signature of Applicant'///// % AGenT Date: AR~/ y s L0

S:\Development Review\Application Forms\FORMS & APPLICATIONS\Site Plan\site plan application - CURRENT - 2-9-16.doc
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February 14, 2020

Town of Rockport Planning Board
101 Main Street
Rockport, ME 04856

RE: Site Plan Review Application Revisions Project No. 2018-128
Rockport Harbor Hotel
20 Central Street, Rockport

Dear Planning Board:

Gartley & Dorsky Engineering & Surveying, Inc. submits this letter outlining revisions to the applicaticia
for 20 Central Street, LLC owner of the property at 20 Central Street. In response to the comments fro M
the Planning Board and the public, 20 Central Street, LLC has reduced the proposed number of rooms n
the hotel from 35 to 26. This resulted in the elimination of an entire floor resulting in four floors abo @
Central Street and six floors from the parking level or harbor side. The building height and volume a
still the same as originally proposed. The elimination of one floor allows for taller ceiling heights ar 4
more space for floor structure, mechanical and plumbing. The attached elevations are revised to sho M
the elimination of one floor and the addition of architectural details such as granite lintels and sills : t
the windows. We have also provided additional revised documents as listed on the submission it
which updates the previous submission materials to reflect the change from 35 to 26 room:s.

Sincerely,
Gartley & Dorsky, Engineering & Surveying Inc.

y

William B. Gartley, P.E.
President

59 Union Street Unit1 PO Box 1031 Camden, ME 04843 Ph (207) 236-4365 www.gartleydorsky.con
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MEMORANDUM
To: Rockport Planning Board
From: William Gartley, P.E.

Gartley & Dorsky Engineering & Surveying, Inc.

Date: February 14, 2020
Subject: Site Plan Review, Revised Written Statement
Rockport Harbor Hotel

Gartley & Dorsky Engineering & Surveying, Inc. submits this Written Statement on behalf of 20 Central
Street, LLC, in support of their proposal to construct a +/- 5,674 SF hotel at 20 Central Street and 18
Central Street in Rockport, Maine. The owner owns both properties and is intending to transfer a
portion of 18 Central Street to 20 Central Street, LLC, in order to construct the proposed hotel.

The following are responses to the requirements in section 1304 of the Site Plan Review ordinance:

1304.1. Site Plan Content
A site plan or plans prepared at a scale of not less than 1 inch equals 40 feet, containing the following
information: The project plans have been prepared at a scale of 1 inch equals 20 feet.

1. Name and address of the applicant or his authorized agent and name of proposed development
and any land within 500 feet of the proposed development in which the applicant has title or
interest.

Provided: See sheet C1.

2. Municipal map and lot numbers and names of abutting landowners.
An abutter list is provided as an attachment and the abutters are shown on sheet C1.

3. Plans drawn to scale detailing total floor area and footprint of each proposed structure and the
lot coverage as defined in Section 300 of the Land Use Ordinance.
Provided: See sheet C1

4, Elevations drawn to scale detailing the proposed siding and roofing materials, sizes of door and
window openings and other features that may assist the Planning Board in making appropriate
findings related to Architectural Review as noted in Section 1003 of this Ordinance.

Provided: See sheets from Bay View Management, LLC

5. Scale, true north arrow, legend and a space for dates of any revisions that may be required.
Provided: See sheet C1.

6. Exact dimensions and acreage of parcel to be built upon. The corners of the parcel shall be
located and marked on the ground and shall be referenced on the plan. For any site for which
construction or grading is proposed, other than an enlargement of an existing building or
construction of an accessory building, the Planning Board may require that the site plan includes

59 Union Street Unit1l PO Box 1031 Camden, ME 04843 Ph (207) 236-4365 www.gartleydorsky.com



ROCKPORT HARBOR HOTEL SITE PLAN REVIEW WRITTEN STATEME T

10.

11.

12.

13;

14.

15.

an actual field survey of the boundary lines of the lot, giving complete descriptive data Y
bearings and distances made and certified by a registered land surveyor.
See sheets V2 & V3

Existing and proposed locations and dimensions of any utility lines, sewer lines, waterlin: s,
easements, drainage ways, and public or private rights-of-way.
Provided: See sheets C1, V2 & V3

The size, shape, and location of existing and proposed buildings on the parcel.
Provided: See sheets C1 & V2.

If the site is to be served by a subsurface wastewater disposal system, a report by a licensed si @
evaluator shall be provided.
Not applicable: The site is served by public water and sewer.

Location and dimensions of on-site pedestrian and vehicular access ways, parking areas, loadii g3
and unloading facilities, design of ingress and egress of vehicles to and from the site onto pub!
streets and curb and sidewalk lines.

See sheets C1 & V2,

Landscaping plan showing location, type and approximate size of plantings and location ar
dimensions of all fencing and screening. Maintenance and replanting provisions shall be noted.
New landscaping is planned near the Central Street entrance. See enclosed landscape plan.

Natural contours at intervals of two (2) feet and final contours at intervals of two (2) feet, tha
natural contours to be shown by dashed lines and the final contours to be shown by solid line .
Where sufficient detail cannot be shown with two (2) foot contours, spot evaluations shall
required, with existing spot evaluations shown in parentheses to be distinguishable from fin:!
spot elevations. Where construction will not disturb the entire lot proposed for developmen
the requirement to map contours or spot elevations shall apply only to those portions of the Ic i
that will be altered in any way and portions of the lot downslope from the proposed alteratior :
to an extent sufficient to clearly delineate the existing and proposed course of drainage and th
point or points of discharge from the lot.

Provided: See sheet C1 for existing 2’ contours and proposed 1’ contours.

Specification of quantities and grades of materials to be used if land-filling is proposed.
Not applicable.

Photos of the project area prior to any site preparation shall be submitted with the map.
Photos of the project site are provided as an attachment.

A digital copy of lot lines and buildings shall be submitted, if available.

A digital copy of the Site Plan will be provided to the Town of Rockport upon Site Pla.:
approval and final conveyance of property from the 18 Central Street parcel to the 20 Centrc !/
Street parcel.

G&D



ROCKPORT HARBOR HOTEL SITE PLAN REVIEW WRITTEN STATEMENT

The following is a list of the items requested in section 1304.2 of the Site Plan Review ordinance:
1304.2 Written Statement

1. Evidence by the applicant of his title and interest on the land that the application covers.
Subject Parcel: Map 29, Lot 293
Deed Book: 5068 Page: 66
18 Central Parcel: Map 29, Lot 291
Deed Book: 5067 Page 328

Attached are the two deeds for the ownership of 18 and 20 Central Street showing title and
interest in the land that the proposed hotel will be constructed on and where the required
parking is located. Also provided is a letter from the applicant’s attorney providing evidence that
Marianne Smith and Stuart Smith are the owners and only members of the companies that own
these parcels.

Upon Planning Board approval of the site plan application for this project the property owners
will transfer ownership of a portion of the 18 Central Street parcel as shown on sheet V3 to
expand the 20 Central Street parcel to include the new building and abutting parking lot on one
parcel under the ownership of 20 Central Street, LLC. Mark A. Coursey, the registered agent for
these companies has certified in his letter that the owners have the authority to complete this
transaction.

2. A description of the proposed uses to be located on the site.

This site plan application is to construct an in-town Village hotel to be known as the
Rockport Harbor Hotel on a portion of the 18 Central Street lot and the vacant 20 Central Street
lot where the Bartlett Building was located until the early 1970’s.

The Hotel will have 26 guest rooms (facing both Central Street and Rockport Harbor) and 2
Bars/Restaurants (lobby and top floor levels) open to the public.

3. Total floor area and footprint of each proposed building and structure and the lot coverage as
defined in the Rockport Land Use Ordinance.
Footprint = +/- 5,578 sq. ft.
Total Floor Area = +/- 27,354 sq. ft.
Lot coverage is not applicable to this parcel.

4, Summary of existing and proposed easements, restrictions, and covenants on the property.
A copy of the current deed is attached. Additional easements are shown and referenced on
sheet V3.

5. Method of solid, liquid, chemical, or other waste disposal.

Solid Waste from the site will be taken to the Mid-Coast Solid Waste Corporation.

6. Erosion and sedimentation control plan, stormwater drainage control plan, and soils
information.

Erosion and sedimentation control measures are required for construction activity as outlined
in the basic stabilization standards of Maine’s Erosion and Sedimentation Control Law 38
MRSA § 420-C. Erosion and sedimentation control practices during construction shall be

G&D



ROCKPORT HARBOR HOTEL SITE PLAN REVIEW WRITTEN STATEME [T

10.

performed as outlined in the Maine Erosion and Sediment Control Best Management Practic »s
(BMP’s). Erosion and sedimentation control practices during construction shall be perform :d
as indicated on the Plan Set by Gartley and Dorsky Engineering and Surveying, I c.
Stormwater runoff from the building will be directed to the existing stormwater in Cent ul
Street and in the parking area.

Approximate amount of blasting required, if any, and a disposition plan for removed materiz ;.
Any blasting shall be performed in accordance with Section 813 of this Ordinance.
Not applicable, no blasting is anticipated.

If public water and sewer are to be used, written statements from the water utility and sew sr
district shall be provided commenting on the capacity of the system and availability of the utility
to provide service to the new development.

Provided: see attached written statements.

An estimate of the date when construction will start and be completed.
Construction of the work yard will begin in spring of 2020 and be completed by early 2021.

List of approvals and permits required by the Office of the State Fire Marshal and other Sta 2
and Federal Agencies.

Maine State Fire Marshal requires:

1) Construction permit

2) Barrier free construction permit

3) Fire sprinkler permit

G&D
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ENGINEERING RVEYING
MEMORANDUM
To: Rockport Planning Board
From: William Gartley, P.E.

Gartley & Dorsky Engineering & Surveying, Inc.
Date: February 14, 2020

Subject: Site Plan Review 1305, Revised Performance Standards
Rockport Harbor Hotel, 20 Central Street, Rockport, ME

Gartley & Dorsky Engineering & Surveying, Inc. submits this Written Statement on behalf of 20 Central
Street, LLC, in support of their proposal to construct a +/- 5,674 hotel at 20 Central Street and 18 Central
Street in Rockport, Maine. The owner owns both properties and is intending to sell a portion of 18
Central Street to 20 Central Street, LLC in order to construct the proposed hotel. See sheet C1 for
proposed Site Plan.

1305 Performance Standards:

Preserve and Enhance the Landscape
The project lies in the 913 Rockport Downtown Zone. The proposed building will infill between two

existing buildings. The parking is existing. There will be a small landscape area at the front entrance on
Central Street.

Soils and Erosion Control
Erosion and sedimentation control measures are required for construction activity as outlined in the
basic stabilization standards of Maine’s Erosion and Sedimentation Control Law 38 MRSA § 420-C.
Erosion and sedimentation control practices during construction shall be performed as outlined in the
Maine Erosion and Sediment Control Best Management Practices (BMP’s). Erosion and sedimentation

control practices during construction shall be performed as indicated on the Plans.

Vehicular Access

The site is currently accessible by Central Street and Sandy’s Way (the parking area on the rear of the
site). These will remain. There are no proposed additional vehicular access points to the site.

Parking and Circulation

Section 803.1 Off — Street Parking and Loading Standards indicates the following minimum proposed
parking spaces for the proposed uses:

26 Hotel Rooms: 2 parking spaces plus 1 parking space for each sleeping room = 28 parking spaces.

2 restaurants total 84 seats: 1 space for each 3 seats = 28 parking spaces.

59 Union Street Unit1 PO Box 1031 Camden, ME 04843 Ph (207) 236-4365 www.gartleydorsky.com



ROCKPORT HARBOR HOTEL SITE PLAN REVIEW PERFORMANCE STANDAR 1S

If these two uses were independent, 56 parking spaces would be required. However, in this case the ;e
uses are not independent and there will clearly be common users of both the hotel and restaurants. In
addition, the peak times for the restaurants do not coincide. The main function of the lower le: 2l
restaurant (+/- 24 seats) will be breakfast for the guests. The top level restaurant (+/- 60 seats) will e
busiest in the afternoon and evening with many of the customers being hotel guests. The restaurar is
will be open to the public and locals will be familiar with the many parking options available in t e
Village.

The last section in the table in 803.1 states “The Planning Board may, at its sole discretion, increase ir
decrease the above parking requirements depending upon individual applicant circumstances. /.n
applicant requesting a deviation from the above standards must demonstrate to the satisfaction of tl o
Planning Board that the request is appropriate to the planned use.”

20 Central Street, LLC is well aware that its success is dependent on customers having access to the r
new building along with their existing buildings and tenants. As such, they will utilize strategies such i3
off-site parking for employees, valet parking, and shuttles for special events similar to other suc
establishments in neighboring towns and cities that have vibrant Downtown and Village areas. Based ¢ 1
the combination of the 45 spaces available at the approved off-site parking area, and the use of the ; 1
parking spaces available on site, we have met the parking requirement for the proposed project.

Surface Water Drainage

The majority of the surface water runoff will be from the roof, That runoff will be collected ar |
discharged to the existing stormwater systems in Central Street and the parking area to the south.

Existing Utilities

The project will not pose an unreasonable burden on existing utilities. See letters from Maine Wat: »
and Rockport Sanitary.

Special Features of Development

Not applicable, there are no proposed storage areas, exposed machinery, installations, service area:,
truck loading areas, utility buildings or similar structures.

Exterior Lightin

The existing exterior lighting, in the parking area, is adequate for the proposed hotel. New entrywa
lighting will be integrated in the architecture. See attached lighting plan.

Emergency Vehicle Access

The existing entrances/exits provide adequate and safe emergency vehicle access to the site. Th:
section of Main Street loading to the parking area is +19 feet wide with a sidewalk on the easterly side.

G&D



ROCKPORT HARBOR HOTEL SITE PLAN REVIEW PERFORMANCE STANDARDS

Municipal Services

The proposed development will not have an impact on the municipal services.

Water Quali

The proposed development will not have a negative impact on the water quality, as drainage is safely
handled and the use does not discharge any pollutants.

Air Quality

The proposed development will not have a negative impact on air quality, as the use does not have any
air emissions.

Water Supply

The building will be served by the public water supply, Maine Water Company. See attached letter.

GRD
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LIGHT#

LIGHT 21

LS8 WALL MOUNT EXTENIOR DECK LIGHTS

‘ENISIE: WROUGHT IRON OR QfL RUDDED BRONZZ
LAMPTYPE: FILIMENT STYLE LED (EDISON SOCKET)
LU 150 LUMENS (20 WATT ZQUIVALANT)

LT 100K “WARM WHITE COLOR TEMPERATURE
'NOTES: LIGHTS TUANED O AT DUSK TURNED OFF AT

17PM. OUESTS CAN ALSQ OVERRIDE OPERATION.

LIGHTA)

LISE: LOW VOLTAQE LANDSCARE LIGHTINO
HNISH: WROUGHT IRON OR DIL RUBDED BRONZE
LAMETRE: INTECRATED LED

ELLUG 100-200 LUMENS (18-20 WATT EQUIVALANT)
CCT 3000 “WARM WHITE" COLOR TEMIMERATURE
HQIES: HARD SCRIM CUTOFT OF LIGHT, INTENDED
FOR LANDSCAPE AND PATH ILLUMINATION,

LIk HANGING ACCENT LIGHT

FINISH: COPPER, BRASS 02 OLL RUOUED BROWZE
LAMP TYPE: FILINENT STVLE LED | EQISUN SUCKET)
ELAIX: QTY 3.+ 150 LUMENS {10 WATT EQUIVALANT)
FCD J00OK “VARM WHITE™ COLOR TEMPERATURE.
HOTES: LIGHTS TURNED ON AT DUSK TURNED OFF AT
DAY ILLUMINATE ENTRANCE AND FRONT DECK

LSE: INDIRECT S1GN ILLUMINATION

DS NA

LAMP TYPE: INTEGRATED STRIF LED

ELLEX: 100 LUMENS FER LINEAR FUOT

OO 1700K "WARM WHITE™ COLOR, TEMPERATURE.
'OTES: LIGHTS TURNED ON AT DUSK TURNED OFF AT
DAWH, DESI(NEO FOR SN ILLUMINATION,

LIGHT £4
AISE; STEP MOUNT EXTERIOR TREAD LIUHTS
EINISH: WROUGHT FRON OR, OIL RUBBED BRONZE
LAMETYPE: INTEGRATED LED
ERLEX: 150 LUMERS (10 WATT EQUIVALANT}
CCT 3760X “WARN WRITE™ COLOR TEXPERATURE.
MQTES: HARD SCRIM CUTLOFF OF LICHTS, INTENED
FUR TREAD TLLUMTNATION, 1 PER TREAD,

115E: VALANCE MOUNT EXTERIOR DOWN LIGHTS
ELNL§H; WHITE OR OIL RUBYED BRONZE
LAMPTYPE: INTEGRATED LED

LUK 290 LUMENS (15 WATT EQUIVALANT)

CCT: J000K “SWARM WITTE" CULOR TEMPERATURE
HOTES: LIGHTS TURMED ON AT DUSK TURKED OFF AT
DAWN, GUESTS CAN ALSQ UVERRIDE OPERATION.

REV NEW

FRONT EXTERIOR
LIGHTING PLAN

ORHOTEL

FA ATUTDAY CTRRRPT

RO

L

Bay View
A Management, LLC




LIGHT 91,
ASE: WALL MOUNT EXTENIOR DECK LIGHTS
ERMISH: WROUGHT IRON OR OIL RUDDED BRONZE
wmmmmsm
ELLES: 150 LUMENS 20 WATT EQUIVALANT)
CCT: X700K “WARM WHITE™ COLOR TEMPERATURE

OH AT DU! OFF AT
11PM.,

LIGHT k6
LISE: VALANCE MOUNT EXTERIOR DOWN LIGHTS
EINISH: WHITE OR, OIL RUDDED BRONZE
LAMP TYPE: INTEGRATED LED
ELLIX: 190 LUBLENS (25 WATT EQUIVALANT)
LT 3000K “WARM WHITE™ COLOK TEMPERATURE
'HOTES: LIGHTS TURNED OM AT DUISK TVRNED OFF AT
DAWN. GUESTS CAN ALSO GVERRIDE OPERATION.

LIGHT#2
LSE: INDIRECT S1GN ILLUMINATION
EINISH: N/A
LAMPTYPE: INTEURATED STRIP LED
[ELUX: 100 LUMENS PER LINEAR FOOT
OCT 2700K “WARM WHITE™ COLOR TEMPERATURE
HOTES: LIGHTS TURNED ON AT DUSK. TURNED OFF AT
DAWN, DESIGNED FOR SIUN ILLUMINATION,

LIGHT #1
LISE:WALL MOUNT EXTERIOR SCONCE LIGHTS

LAMP TYPE; INTEGRATED LED

FLLIX: 600 LUMENS (60 WATT EQUIVALANT)

LT 2T00K “WARM WHITE™ COLOR TEMPERATURE
HOTES HARD CUTDFF OF LIGHTS. INTENED

“TO SUPPORT NAVAGATION.

REVNEW

BACK EXTERIOR
LIGHTING PLAN

[stEeT Trme:

Bay View ROCKPORT HAREOR HOTEL
A Management, LLC )
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Town of Rockport Planning Board
Meeting Minutes
February 27, 2020 — 5:30 p.m,

Rockport Opera House
Geoffrey C. Parker Meeting Room
Meeting Televised on Channel 22

Streamed on Livestream.com

Chair Joe Sternowski, Vice Chair John Viehman, Clark Doran, Louis
Laquaglia, Thomas Laurent, Ted Skowronski, Joe Sternowski, Alt.
Victoria Condon, Jim Ostheimer

Planner and Community Development Director William Najpauer,
Videographer Bruce Hilsmeyer, and Town Attorney Phillip Saucier

Chair Sternowski called the meeting to order at 5:30 p.m.

Chair Sternowski asked the Board if they would like to limit the time of individual public
comments at the meeting. Mr.Laquaglia suggested three minutes. No further comment;
or suggestions from the Board.

Motion: Mr. Viehman moved that public comments be limited to 3 minutes. Mr.
l-aquaglia seconded. Chair Sternowski added that the motion should
state “per speaker”.
speaker.

Ms. Condon (Alt) was seated as a full voting member.

Item # 1 Consideration of a subdivision amendment submitted by Rockport
Property Holdings LLC located at the Spring Mountain Highlands Subdivision.
the subdivision amendment is to combine lots 55- 5 and 55-6 and to alter the
property line between lot 55-4 and the lot shown as Tax Map 34 Lot 43.

The applicant, Greg Haining of Rockport Property Holdings, explained that the
landowners that he represents own two adjoining but separate lots and would like to
combine them into one lot. Mr. Haining is proposing to move the lot lines between lots
15 and 55-4, both of which he owns making lot 15 slightly larger.

Mr. Viehman asked why Mr. Haining was proposing the lotline changes. He answered
that he has a house and a site plan for lot 15 and he feels the driveway is too close to
the existing line and would like to see it moved to give the driveway a buffer, Chair
Sternowski asked the applicant about the current [ot sizes of lot 15 and lot 55-4, and
what the size of each lot be as a result of this change Mr. Haining answered that 55-4
would be 3.78 acres in size.
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Chair Sternowski asked Mr. Najpauer to confirm that the minimum lot size for the 908
district 130,000 square feet. Mr. Najpauer confirmed that it is 130,000, but that in these
subdivisions, lot sizes are reduced, and land is set aside. The applicant stated that he
has marked the land on the lot to be set aside. The existing street frontage has been
retained through the reconfiguration of the lots.

Chair Sternowski opened the floor for public comments, but none were offered, and the
public comment section was closed.

: Mr. Viehman moved as a finding of fact, that the proposed amendment conforms to
the
application requirements. Mr. Doran seconded. No discussion.

: Mr. Laquaglia, moved as a finding of fact, that the proposed amendment meets both
the
subdivision and the Section 900 requirements in the land use ordinance.
Mr. Viehman seconded. No discussion.

ltem # 2 Consideration of a subdivision submitted by Tom Fowlers representing
Goose River Holdings LLC located at 50 Park Street Map 35 Lot 69 (908 district) to
create a 3-lot subdivision. _

Mr. Doran stated that he has a potential conflict as he lives across the street. He does
not personally know the applicant and feels there is no conflict but would like to put it to
the Board.

Motion: Mr. Laurent moved that Mr. Doran recuse himself from this application [no
second]

Tom Fowler introduced himself as a civil engineer from Belfast, representing Project
Director Mark Lorraine of Lorraine Construction. With him to present is Mark Ingraham
of Ingraham Land Consulting who is contracted to survey the project. They are
representing Goose River Holdings LLC, who owns the lot on which the proposed
subdivision is to be located, and the Goose River Golf course.

They presented to the Board the final subdivision plan for a proposed three lot, minor
residential subdivision on Park Street. The applicant touched on the high points of their
submittal requirements as follows:

Three residential lots are proposed. A map was shown to the Board showing the
proposed layout of the lots. All the lots are in excess of the minimum lot size of 130,000
sq. ft. for this district. The smallest is 138,000. The largest is in excess of 170,000
sq.ft. One distinction that the applicant has made is that they have further defined lot
area as defined by Rockport's Land Use Ordinance and the overall land area
calculations, as not all of the land area can be included in the lot size as dictated by the
ordinance.
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Ng new common infrastructure is proposed for this project. All new lots will be served by
private wells and private septic and will be connected directly to the electrical utilities
located on Park Street. Supporting documentation was presented to show the locatio
of th_e proposed septic systems to show that the lots can support them. An existing
septic plan was provided for lot #3 which is currently under construction. The septic plan
provided was part of the permitting process for that lot.

_Two areas of wetlands are located on the property. These have been surveyed and
included in the plan provided to the Board.

Lot #3 has an existing driveway up to Park Street that was also permitted and
constructed as part of the building permit process. Sight distance was measured along
the frontage along lots #1 and lots #2 using MDOT procedures, and it was found that
the sight distance in both lacations exceeds the MDOT standard of 350 feet sight
distance. There was a minor update from initial plans submitted that the applicant
wished to discuss. The initial plans had placed the pinset locations adjacent to the
Goose River about 75 feet back from the river; however those locations were not
feasible due to tree issues and were relocated by the surveyor and are now reflected i
the latest plans.

Chair Sternowski asked if there were any changes in lot area with the pinset changes,
Mr. Fowler explained that the changes in lot area are insignificant after the pinset
change. :

Mr. Laurent wanted clarification regarding the FEMA flood elevation being a loop and
asked if it is illustrated in that way due to elevation, and dictated by the fact that the
Goose River would only flood on the lower part, with the rest of the wetlands being too
high.

Mr. Fowler showed the elevation line. He explained that the river has what is called a
Base Flood Elevation which is graduated as the river is close to the ocean. The first
contour shows it at 64’ and that goes for a certain distance which goes to 60’ which
follows the rest of the property. The shaded area shows a two percent chance of
flooding as mapped out on the FEMA flood elevation, explaining the two lines. In any
one year there is a two percent chance that the area will flood.

Mr. Doran asked for clarification on the siope of the land and how the developer
proposes to handle the steep slopes during development. The slope ranges from five to
thirty percent, but down by the river it is flatter. There are some areas in excess of
twenty percent on the lots, as shown on the plans, in which Mr. Doran stated thathe is
concerned about the clearing of those locations. Mr. Najpauer stated that the current
restrictions on clearing properties with over twenty percent slope applies to the
Shoreland zone. The applicant showed where the Shoreland zone runs through the
proposed property and how it is buffered. Mr. Najpauer further explained that there are
DEP restrictions on clearing of wetlands but that is not at local ordinance level.
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Chair Sternowski opened the floor for Public comments

Ray Dresen introduced himself as representing Merry Spring Nature Center as an
abutter stated that Merry Spring has had an archaeological dig going on there for the
last three or four years and have uncovered frames of old houses that have been there
since pre-revolutionary times. The old Warren Road goes through the Merry Spring
property, through the Goose River Property, and up to Park Street. Merry Spring would
like to know what will happen in the applicant unearth historical artifacts during their
development. They are not objecting to anything, but would instead like the applicant to
be made aware.

Mr. Najpauer stated that a property abutter did come in and have concerns about the
sight distance related to the driveway on lot 1, and also had a question about cutting
and the impact it would have on the existing wetlands and Goose River. Mr. Doran
reiterated the concern that the driveway is located on the crest of a hill and it is difficult
to see traffic coming from both directions. The applicant stated that there is an existing
problem with speeding in that area, and that the proposed driveways be mapped out
using careful measurements.

Chair Sternowski closed the public comment section

Mr. Laurent stated that he was looking at the test pits for the SSWD system and it looks
like they only have 25- 30 inches of soil before hitting ledge and wanted like to know
how this would affect the installation. Mr. Fowler explained that the minimum depth in
the state of Maine is 9 inches of soil and there is 24 inches at the site. Bedrock will not
be an issue and the project exceed the state standards.

The Board reviewed regarding preparation of the lots. Mr. Najpauer explained that any
clearing in relation to erosion is handled during permitting, and the overall cutting is
reviewed by the Planning Board to ensure that cutting is not planned for restricted
areas.

The applicant assured the Board that they have best practices in place and will follow all
applicable laws.

Mr. Najpauer explained to the Board how erosion control practices have been handled
between former proposals and the town and how it is typically handled when the
applicant applies for a building permit; however the Planning Board can put erosion
control stipulations into its site plan review approval.

The applicant has requested a waiver from the required erosion plan based on the
development pattern established on lot #3. Total impervious area of the final proposal
will amount to three and a half percent of the total area of the subdivision. The
applicant explained that, according to Rockport's Land Use Ordinance, one can request
a waiver if the total proposed area of a project is less than five percent due to the size of
the impervious area the applicant felt that it was appropriate to file a waiver. Erosion
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apd storm \_Nater control practices are currently covered under state law for constructin
sites, ar?d itwould be in the applicant's best interest to handle erosion control
appropriately. The Code Enforcement Officer will oversee best practices on the job si z.

Mr. Najpauer confirmed that there are currently no erosion contro! issues on the
presently cleared lot.

Article 6 of Rockport's Subdivision Ordinance, Minor Subdivision on page 6-7, article
25 supports the Board in making its determination to grant the waiver due to the proje :t
having less than five percent impervious surfaces and the fact that the minor subdivisinn
is not located in the watershed of a great pond, and will not require grading which
changes any existing drainage patterns.

There are no documented concerns from the Fire Department regarding this proposal.
and no other concerns from the Board.

FINDING John Viehman moved that the application submitted for the
Goose River Subdivision plan is complete. Tom Laurent seconded.
Carried 7-0-0

FINDING John Viehman moved that the application is in compliance with Section 900 »f
Rockport’s Land Use Ordinance. Louis Laquaglia seconded.
Carried 7-0-0

FINDING John Viehman moved to approve the final application
Louis Laquaglia seconded.
Carried 7-0-0

ltem#3 Continuation of an application review submitted by Gartley & Dorsky for
the property owned by 20 Central Street LLC located at 20 Central Street, Map 02
Lot 293 (913 district) to construct a new hotel. (Application revised to consist of
26 rooms)

Representing the applicant before the Board was Mark Corsi from Camden, who is an
attorney for the applicant, Tyler Smith from 20 Central LLC/ Bayview Management , an
Mathew Levian who is Employee of Bayview management and currently works
overseeing its hotels in Camden.

Mr. Smith introduced himself as being there to represent 20 Central St. LLC. He stated
that the original site plan was reviewed at the November 21, 2019 meeting and was
continued at the December 19, 2019. The Applicant went in front of the Zoning Board o
Appeals to request a parking waiver on January 22, 2020, and is now continuing its
revised application with the Planning Board tonight.
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The applicant reviewed public comments submitted about the project and used that
information to make revisions on the final plans. Mr. Smith indicated that he would walk
the board through the amendments.

Mr. Smith presented a draft of the exterior building plans and explained that they have
decided to reduce the hotel’s size and remove a whole story from the building, bringing
the building down to four stories from the five originally proposed. The overall room
count was reduced by twenty five percent, nine rooms bringing the new room count to
twenty-six total rooms in the hotel. The back of the building will see a visual reflection in
this reduction. ‘

The new plans reflect a building that lines up, floor to ceiling, to the Shepard Building.

The large iron posts that were on the original plans had resulted in design concerns
from residents. The iron posts that supported the two stories of deck have now been
partially replaced with brick arches to better compliment the Shepard'’s Building.

Mr. Smith listed the changes to the front fagade of the proposed building. He explained
that the decks have gotten smaller, brick has been added between windows and doors
to break up the mulling of the window/door combination, and that the elimination of the
floor allowed for greater architectural details throughout the exterior design to better
match the existing block of buildings.

The backside of the building is now six stories as viewed from behind rather than the
seven stories as shown on previously submitted plans. There are two stories located
below Central Street. The number of overall fixtures has been reduced by about twenty
five percent. Most rooms have an accent light on the exterior walls with a timer that
goes off at 10 or 11 PM. John Viehman clarified that they are low wattage and primarily
for accents. The fixture on the deck above each door provides primary lighting.

Mr. Laurent wanted clarification as to the height of the new fixtures located on the
gables and challenged that any lighting fixtures that are not street lights are prohibited
above 25 feet, which would put the applicant’s lighting plans in nonconformance of the
ordinance. He referenced Section 800, page 8-3, 801.7.4- C, Lighting Standards of
Rockport’'s Land Use Ordinance. The Board asked the applicant if the project could
continue with the removal of these fixtures. Mr. Smith stated that it would be a hardship,
and no exterior lighting on exits could pose a hazard/safety code issue. There was
ensuing discussion among the board as to the context of the surrounding paragraphs.
The ordinance intent was clarified to be applicable to freestanding light fixtures.

FINDING Clark Doran moved as a finding of fact that the lighting plan complies with
Section 801.7 of Rockport's Land Use Ordinance. John Viehman seconded.
No further discussion. '
Carried 5-0-2 - Louis Laquaglia and Thomas Laurent opposed.
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The backside lighting plan was shown and the applicant clarified that the wall mount.:d
fixtures are there more for aesthetics than for safety and are timed to go off at 11 P\ at
night but can be overridden by guests using a control inside of the hotel room,

The Central Street elevation was shown to the Board, and some of the architectural
details were discussed. The curved ralls originally proposed are now straight becaus: of
public input.

An image of the common wall between 20 Central and 22 Central was shown and
discussed.

Mr. Viehman asked the applicant to clarify how many windows will be eliminated from
the 18 Central side of the building. The applicant responded that there would be zero
windows eliminated from the common wall as it has zero proposed total windows.
There would be approximately 6 windows, in total, eliminated from the 18 Central side
or about 2 per floor.

Mr. Viehman also had a question about the placement of the exhaust duct- in which tf =
applicant explained it would be located going through the roof rather than the side of ti e
building. Mr. Smith explained that the heat pumps will be relocated. Other than minor
architectural details, most of the changes have occurred due to the removal of the fifth
floor,

Chair Sternowski summarized that the outside dimensions of the building have not
changed, but that there are interior details and dimensions that have changed. The
envelope of the building has remained effectively untouched. The applicant confirmed
this.

Mr. Smith addressed parking and explained that it is the only other item from the
November meeting that has been revised since the November meeting. With the
reduction in hotel rooms reduced from 35 to 26, the parking requirements will also be
reduced according to Rockport's Land Use Ordinance. The new calculated required
spaces are 96, 28 for hotel and 28 for the restaurant space. The applicant stated that
they are proposing to keep the 57 space requirements which will be met with 21 onsite
spaces and 35 off site space. No shared or joint use parking will be utilized to meet the
requirements. The offsite spaces will be located at 310 Commercial Street, These were
approved by Rockport’s Zoning Board of Appeals on January 22n, 2020.

Mr. Viehman stated that the old requirement was 65 spaces, and the new requirement
is 56. The applicant confirmed and expiained that the new calculation is based on the
26 hotel room count with two parking spaces, plus one parking space for each sleeping
room, and that the two restaurant spaces will feature 84 seats total which is one space
for each three seats. By their calculations 84 divided by 3 comes out to the 28 parking
space requirement for the restaurant portion.

Chair Sternowski opened the floor for Public comments.

Kristin Collins, attorney representing Kimberly and Rex Rehmeyer, who are abutters to
the project. Ms. Collins stated that she objected to the fact that the board made a finding
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without opening the motion to public comment. She referenced the lighting standard that
the Board had discussed earlier. She stated that all the issues that were previously
raised, remain. The applicant did not take the opportunity to reduce the size of the
building to allow some view sheds around the building, despite removing a whole floor
of rooms.

She went on to state that parking and traffic issues still exist. Offsite parking is
insufficient to meet the practical needs of the hotel guests and the town cannot be sure
that it will always be used. The applicant admitted that they intend not to use it when the
load is light. At the very least, the Planning Board must mandate that the offsite parking
spaces be used for the hotel. The spaces in the back may be useful for the restaurant,
but they are not practical for the hotel, and she feels that it should be included in the
conditions of approval.

Traffic and safety problems will arise as guests hover and pull over and unload bags.
The lot has shared uses, not not only from the previously approved Planning Board
uses, but for a whole bunch of uses that did not come before the Board, such as the
coffee shop. Guests of those businesses and the hotel guests will all be using the back-
parking lot making it a shared parking lot that should meet the standards of the shared
lot parking standards section 1004 of the ordinance. Those onsite parking spaces were
previously allocated to other uses. It is unreasonable to suggest that there were
applicants before you in prior cases that were agreeing to provide 20 plus parking
spaces, and to assume that the Planning Board agreed to have waived those down to
zero. If anything, the Planning Board was waiving those standards down to anything
that the applicant could provide. Which means that those spaces are already been
allocated. They are taken and it is a shared lot.

The applicant has provided no data or expert information to help the Board in
determining if there is a undue traffic impact. The Board can, and should under its
authority, require that the applicant provide a traffic study. Attorney Collins stated that in
all of her 15-20 years doing this that she has never seen a hotel approved without a
traffic or parking study. So, in conclusion, the Planning Board can and should require
that, especially considering the unknown impact of the library.

Shaun Ram, a resident at 38 Spear St., began by saying that he is not anti-hotel but
does have questions. He is concerned with runoff as the parcel is currently grass, and
he believes a traffic study should be done in 2020 as the town has changed from the
time of the previous study in 2015. His third concern is the pumping station for the
waste because the plan shows 70,000 flushes a year, and he is concerned that in the
future taxes will be raised if the pump station needs an upgrade. He told the Board that
he did not need answers tonight but would like them to consider his concerns in their
review. _

Rockport property owner Clare Tully approached the Board and addressed the

applicant directly, stating that she appreciates the revisions to the application, but the
footprint of the hotel remains the same. Ms. Tully has concerns about the infilling that is
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going to occur between the two buildings with the planned building wall to wall. In fact
this will block an historic harbor viewshed that dates back to the 1800’s, and that the
land use ordinance favors the protection of these scenic views from development. Shi
said that she believes approving this application without preserving the historic
viewshed violate the Land Use Ordinance which the Planning Board is obliged to
uphold. She believes that the plan understates how many windows are going to be
blocked off in the Shepard Building which was the subject of a national park service
restoration by the previous owner. Not only do many citizens have concerns about the
bricking over of windows, but the Maine Historical Preservation Commission in August
does as well. She urged the Planning Board to closely examine the issue and what th 3
will do to the Shepard Block Building which is nationally renowned. The hotel was
originally presented by Stuart Smith as a 20 room, 26 suite hotel, and the current
proposal goes well beyond that. She believes that 20 rooms would allow the Smith
family to turn a profit, would add to the tax base, and yet would not irreparably alter the
historic downtown which is really only one block. Clare would like to add to the citizen
voices that have asked repeatedly for an independent study that is often required by
other municipalities. Rockport should do the same. She expressed her concern that th.
board has not seen a plan for the remote valet parking at Main St. Meats (309
Commercial St.) and that the remote valet parking remains very unpopular with
residents. She said that even though it was approved by the Zoning Board of Appeals,
she believes that it takes commercial activity and spreads it across three quarters of a
mile. She concluded with hope that the Planning Board continues to work for the
citizens of the town to uphold the ordinances and with that she thanked the board and
Tyler Smith.

Resident John Priestley asked the Board if they have read the letter he authored on
January 23, 2020. He noted that it is supported by Nine individuals, two of whom were
present at the meeting and seven others who could not be there. He proceeded to rea!
the letter attached to this record.

Rockport resident Mark Schwarzmann commended 20 Central LLC for modifying the
design to accommodate the comments of others before him. He wanted to address two
things. First, the ZBA stated at the time of their approval of the remote parking and
stated at the time that it was not in their purview to require a parking study, and that it
was up to the planning board only. He encouraged the Board to require that. The other
is that the board overstepped their bounds when reviewing 801.7 and the 25-foot rule
and encouraged the Board to check with town legal counsel.

Town Attorney Phil Saucier addressed Mr. Schwarzmann'’s concerns with the
ordinance. He stated that what the Board decided earlier was reasonable. He
addressed Ms. Collin’s concerns about not having a public hearing on the standard — he
recommended that when the Board goes through their findings later that they provide
that opportunity. Mr. Schwarzman concluded by asking Attorney Saucier to address the

parking study.

w
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Mr. Smith responded to some of the questions from the public. The site plan for remote (
parking was part of the ZBA application and does exist. Regarding storm water runoff,

he shared that there will be roof drains, and there is an existing storm water system put

onto this site so all of the water from the rooftop of the new building will flow into that

system rather than over the parking lot like it does now.

The pumping station capacity has been addressed by submitting letters from the utility
companies. By dropping 25 percent of the hotel rooms, it helped with the reduction in

- required services, and the proposed usage of the pumping station for 26 hotel rooms is
projected to be about the equivalent usage of 13 houses.

He acknowledged that there have been a lot of discussions about the traffic study. He
explained that there is MDOT data that is done from that road every year. The average
daily number of trips for vehicles past the proposed site is 4,700. The ZBA had
determined that the proposed valet parking would have minimal impact on that number
based on existing data which is available publicly. He concluded that it was determined
that there would be a less than two percent impact on traffic in that area.

FINDING Clark Doran moved that site plan application as revised meets the
requirements of section 1304 site plan content, seconded Louis Laquaglia. No
discussion. :

Carried 7-0-0

Chair Sternowski clarified the intent of Section 1305 with Mr. Najpauer. The Board
briefly reviewed the applicant’s submission of materials pertaining to 1305.

Ms. Condon had a question about loading areas. The applicant responded stating that
there are plans to manage the delivery trucks, Mr. Laurent asked if trucks would double
park, the applicant stated that there would be no change in downtown delivery patterns
as 18 Central and 20 Central will use many of the same vendors. Ms. Condon stated
that she still has issues with the loading standards but did not have any further
comments to offer the applicants.

It was determined that it was beyond the scope of the Planning Board, and that any
traffic flow issues are under the purview of the Police Department to enforce or direct
traffic.

Chair Sternowski reviewed the parking lot allocations prieviously approved by other
planning boards for the parking behind the Shepards Block building. Mr. Laguaglia had
questions regarding how the applicant has handled shared parking in Camden where it
currently runs a hotel. The applicant explained that the valet position is a full time job
and that the valet employees are tasked with oversite of the usage of the parking lots
they will have full control over the leased 21 spaces.

FINDING John Viehman moved that there are 56 off-street spaces required under the
revised plan based on public input for the proposed hotel at 20 Central St, 28 L
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parking spaces being allocated for the hotel and 28 parking spaces being
allocated for the restaurant. Louis Laquaglia seconded

Discussion:
i Mr. Skowronski stated that it's great that the applicant has a parking lot to
use, bu
wanted to make sure that the applicant is held to using their proposed plan or
off-street parking. Chair Sternowski stated that the applicant's parking plan
will be held as a condition for approval.
Carried 7-0-0

FINDING John Viehman moved that as a finding of fact that 56 spaces are required

overall, and that 21 of those parking spaces can be satisfied with the on site

parking behind the building, with the remainder satisfied by the 35 off site
spaces served by valet parking.

Louis Laquaglia seconded.

Discussion:

Mr. Skowronski stated that he still wants assurance that 10 years from now,

20 years from now, the applicant will still be utilizing the valet parking as

proposed. The applicant stated that there were conditions placed on the ZB/.

waiver that was approved that address this issue.

Chairman Joe Sternowski read the findings from the January 22, 2020
meeting

in regards to the conditional uses placed onto the applicant as conditions for

approval of the parking wavier granted by the ZBA. Attorney Saucier read th::

ZBA'’s final motion containing the conditions for approval.

Mr. Laurent expressed concerns about landscaping on the satellite lot. The
applicant stated that they are simply leasing the parking lot and that any
landscaping concerns should be brought up to the owner. Chair Sternowski
stated that it's currently a parking lot and there is no change of use. He
confirmed that any issues are on the owner and not on the applicant before
them.

Mr. Skowronski stated that he would like to see the board have a little more
control over the environment and aesthetics of the remote parking lot. The
applicant stated that having the parking lot look nice is in their best interest.
Carried 7-0-0

FINDING John Viehman moved that as a finding of fact that the Planning Board review
is based on the original application and the subsequent revisions based on
public input. Clark Doran seconded.

No discussion.
Carried 7-0-0

FINDING John Viehman moved that the application satisfies section 800 general
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performance standards including 801.7 and the performance standards have
been met. Ted Skowronski seconded.

Discussion: )
Mr. Laurent restated his concern with Section 801.7 and how it may apply to
the application.

Mr. Laquaglia stated that he believes that the height restriction applies to all
light fixtures that are not telephone poles. Attorney Saucier stated that it is
reasonable and defensible to read the ordinance either way.

Carried 5-0-2 - Louis Laquaglia and Thomas Laurent opposed.

FINDING Louis Laguaglia moved that as a finding of fact that the application meets all
the standards of the 913 Downtown District. Clark Doran seconded.
Discussion: .

Mr. Laurent asked for clarification that chimney height is not restricted by the
ordinance. This was confirmed.
Carried 7-0-0

FINDING Louis Laquaglia moved that as a finding of fact that the application meets all
of the requirements of Section 1000 Performance Standards. Ted Skowronski
seconded. No discussion.
Carried Thomas Laurent abstained.

FINDING Thomas Laurent moved to approve the application for 20 Central St. LLC with
the conditions set forth by the Planning Board. Ted Skowronski seconded. No
discussion.
Carried 7-0-0.

The Board moved on to solidify the following conditions of approval:

#1. A sewer test must be conducted to test the existing sewer pump station’s
capacity to see if it can handle the additional demands of the hotel and
restaurant.

#2. Applicant shall be required to provide a minimum of 35 offsite parking
spaces as

approved by the ZBA on January 22", 2020, and the memorandum of the

lease must be recorded in the Registry Of Deeds. A system of valet and
shuttle

parking services shall remain in operation as long as the hote! is in operation.

#3. The applicant shall provide an easement to the Town for the sewer line
that runs through the parking lot behind the proposed hotel.

#4. Hotel and Restaurant employees are required to park off-street.
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5\15. All service traffic, as reasonabiy practical, is to be diverted to Sandy’s
ay.

The review was concluded with Mr. Najpauer stating that he will draft a Letter of
Approval to be approved by the Planning Board at a later date.

ltem #4 : Other Business:

Chair Sternowski stated that some minutes to previous Planning Board meetings are
not approved the Planning Board will need to hold a separate meeting to review minutes
and to review the Bylaws. The Bylaws will need to be reviewed in March.

in addition, a site walk is required for the proposed Solar farm, and a public hearing
must be held for the ORC proposed changes to the Town’s Land Use Ordinance. Chair
Sternowski will send a Doodle pool to schedule the site walk and the minute/bylaws
meeting. The Board decided to mest at 5:00 PM on March 26 for the ORC public
hearing.

No other business.

Mr. Viehman thanked the board for its efforts during the long mesting.

ltem #5: Adjournment.
Ted Skowronski motioned to adjourn at approx. 10:20 PM. Louis Laquaglia

seconded.
Carried 7-0-0

Respectfully Submitted,

Mandy Marriner Everett
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